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EAST  FOSTON  GNRP 


I  n 1 rndur t  i  on 

This  report  has  been  prepared  for  the  Pos'on  Redcvel opnieni  Auihut'iy  ro 
provide  an  evaluation  o)  land  uses  in  the  East  Boston  General  Neighbor- 
hood Renewal  Plan  area.   The  analysis  contained  in  this  report  covers 
the  major  economic  activities  and  functions  in  the  general  neighborhood 
renewal  area  within  the  frame  work  of  three  major  sub  categories: 
comrricrcial  uses,  residential  uses,  and  industrial  uses.   As  provided  in 
the  contract,  the  report  corrtains  on   analys'S  of  proposed  unban  re- 
newal treatment  for  GNRP  area.   Consequently,  the  report  differs  from 
the  standard  economic  analysis  which  precedes  physical  planning  in  that 
its  scope  is  limited  by  planning  proposals  rather  than  by  economic 
conditions  as  they  now  exist  in  the  GNRP  area. 

In  any  report  of  this  nature,  certain  assumptions  and  qualifications 
must  be  made  at  given  points  in  t  l^ie  analysis.   These  are  discussed  at 
their  appropriate  point  in  the  text;  however,  there  are  general  assump- 
tions which  also  must  be  made.   These  are: 

1.  There  will  be  no  general  economic  decline  such  as  a  major  depression 
In  Boston  or  the  United  States  during  the  time  required  for  the  reali- 
zation for  the  proposed  development  plan. 

2.  The  population  of  the  GNRP  area  will  coincide  with  the  objectives  as 
staled  in  the  preliminary  plan. 

3.  Insofar  as  certain  elements  of  the  pl.in  are  inter-dependent,  the  plan 
will  be  successfully  completed  as  proposed. 

In  those  instances  where  recommendations  are  made  which  would  not  be  con- 
sistent with  the  plan  as  proposed,  the  assumption  is  made  that  the  re- 
commendations will  be  followed  and  therefore  that  the  plan  would  be  so 
mod  i  f  i  ed . 


SUMMARY  OF  FINDINGS  AND  CONCLUSIONS 

The  East  Boston  GNRP  area  Is  bounded  on  the  northwest  and  -routh  by  deep 
water  poi  t  facilities  of  Boston  Harbor,  and  on  the  east  by  Loqan  Inter- 
notional   airpoft.   In  spite  of  Its  excellent  location  with  respect  to 
transportation  facilities  servinq  both  the  national  and  the  world  mar- 
kets, the  East  Boston  area  has  failed  to  attract  any  major  Investment 
In  either  new  transportation  facilities  (except  on  the  airpott)or  In 
those  types  of  industrial  es labl I shment s  v/hlch  would  be  oriented  toward 
the  types  of  transportation  facilities  available  In  the  area.   The  fact 
of  the  matter  is  that  the  reverse  has  apparently  been  true;  thai  Is, 
the  area    has  been  losinq  Its  industrial  establishment  which  is  not  ^n 
use  and  by  the  fact  that  one  of  the  area's  major  employers  (General 
Electric  Company)  Is  reportedly  leaving  the  area. 

The  general  decline  of  the  area  can  be  generally  attributed  to  the  fact 
that  much  of  the  available  industrial  land  is  along  the  water  front  areas 
and  is,  therefore  of  a  highly  specialized  type  in  a  use  category  which 
has  been  declining  In  importance  not  only  in  Boston  but  elsewhere.   Other 
major  reasons  the  Industrial  establishment  in  East  Boston  Is  not  keeping 
pace  with  trends  In  the  general  economy  are: 
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1.  Even  though  the  GNRP  area  Is  quite  close  to  downtown  Boston,  It  is 
not  well  situated  to  serve  the  Boston  market  because  JJie_very  poor 
truck  access  between  East  Boston  and  Bos  tonprog^t^__aa£L_Ul.e„E.Q.LD_t5__ 

'to  the  west  and  south,  ~ 

2.  Experience  In  Boston  and  elsewhere  suggests  that  those  types  of  firms 
dealing  In  high  value  low  weight  items  which  can  be  satisfactorily 
shipped  by  air  on  a  massive  basis  need  not  be  located  Immediately 
adjacent  to  the  airport.   Since  any  good  location  within  reasonable 
time  distance  would  be  satisfactory. 

Consequently,  while  the  relative  desirability  of  water  front  sites  has 
fallen  ofl  because  of  the  decreasing  dependence  of  water  transportation 
for  many  buld  Items,  there  has  been  no  corresponding  acceleration  In  the 
demand  for  space  adjacent  to  air  transportation  facilities.   Therefore, 
the  East  Boston  GNRP  area  has  declined  In  Its  relative  Importance  as  an 
Industrial  location  In  the  City  of  Boston;  a  relative  disadvantage  which 
can  be  expected  to  continue  for  some  time  in  the  future.   This  suggests, 
of  course,  that  there  will  be  relatively  weak  demand  for  the  types  of 
Industrial  land  which  might  be  made  available  In  the  GNRP  area. 

A  survey  of  the  GNRP  area  fails  to  reveal  any  new  residential  construction. 
While  there  have  been  rehabilitation  efforts  on  the  older  structures,  the 
available  data  indicates  a  general  worsening  of  the  housing  stock  and  a 
overall  decline  in  the  GNRP  area's  population.   Again,  as  with  the  Indus- 
trial establishments,  the  disadvantages  of  the  area  appear  to  outweigh 
the  advantages.   Among  the  principal  disadvantages  is  the  age  of  the  gen- 
eral housing  stock,  the  very  crowded  conditions  which  prevail  In  Che  GNRP 
area,  the  lack  of  public  facilities  such  as  modern  schools,  and  the  near- 
ness to  the  international  airport  with  its  jet  traffic.   Anxjng  the  advan- 
tages of  the  area   are  its  nearness  to  downtown  Boston,  LLs_XLI]e  t  ranspor  t- 
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at  ion  ties  with  downtown  Boston  and  the  rest  oJ[_JJl£-JietroPQli-t-^^-^f  sa 
.XJJ>    the~mass  transit  system  and  the  vehi  cu^j^r.,  tunnel  s  in  the^  downtown 
Boston.  "  ''  " 

On  balance,  the  avallalile  data  would  suggest  that  the  market  for  land 
tor  housing  in  the  GNRP  area    is  relatively  weak.   There  is,  however, 
little  specific  data  to  rely  upon  since  the  area  Is  generally  built  up 
and  there  has  been  no  land  available  for  new  residential  development 
In  the  area  for  a  numbers  of  yeais.   Howevei .  since  the  planning  pro- 
posal recommends  reconstruction  of  fewet  units  that  will  be  demolished 
to  accomplish  the  objectives  of  the  plan,  there  should  be  a  market  for 
the  total  number  of  dwellings  to  be  replaced.   However,  the  conclusion 
that  siirh  a  market  will  exist  carries  with  it  the  assumption  that  the 
dwelling  units  which  will  he  made  available  would  compate  favorably 
in  terms  of  occupancy  cost  with  existing  units  in  the  area. 

Tiie  East  Boston  GNRP  aiea  has  sustained  relative  severe  population  de- 
cline.  The  i960  population  ot  31,700  persons  was  roughly  207  below  the 
\3'jO    level  of  39.500.    The  exodus  of  people  from  the  GNRP  area  has  had 
its  repei  cuss  i  ons  on  the  level  of  re*"ail  business  in  1  he  area.    While 
specific  data  are  not  available  regarding  the  dollar  volumes  of  business 
being  done  in  the  GNRP  area  at  different  points  in  time,  a  survey  of  the 
area  reveals  substantial  vacancies  in  commercial  structures  which  In  and 
of  itself  Is  Indicative  of  a  decline  of  business  In  the  area  in  f;eneral. 
The  decline  In  total  retail  volume  opportunities  does  not  neressarlly 
mean  that  new  facilities  cannot  or  should  not  be  constructto  in  the  GNRP 
arcJ.   As  an  example  of  the  type  of  redevelopment  which  mlrjht  be  under- 
taken In  the  GNRP  area,  attention  is  directed  to  the  new  stio,.ping  com- 
plex at  Central  Square.   This  shopping  center  type  development  is  an 
adjunct  to  the  existing  Central  Square  commercial  district  it  includes 
an  Elm  Form  Supermarket,  a  Woolworth  variety  store,  and  a  number  of  small 
siiops  i  ni  iuding  a  hardware  store,  a  toy  sti.xe,  a  liquor  store,  a  clean- 
ing establishment,  and  a  branch  of  the  First  National  Bank  of  Bostc>n, 
In  addition  to  this  new  commercial  construction,  there  aie  signs  of 
commercial  rehabilitation  in  the  Central  Square  area.   Noteworthy  in 
this  regard,  Is  the  conversion  of  an  old  building  which  houses  the  East 
Boston  Savings  Bank.   Needless  to  say.  In  an  area  of  declining  total 
potential  opportunities,  the  new  facilities  have  been  replacement  facil- 
ities for  existing  facilities.   This  decline  Is  evidenced  by  the  replac- 
ing of  the  W.T.Grant  Company  In  Central  Square  with  a  unit  of  Bargain 
Center,  the  conversion  of  a  movie  theatre  on  Franklin  Avenue  into  a 
bowling  alley,  and  vacancies  in  a  substantial  number  of  small  shops. 

While  it  might  be  demonstrated  that  much  of  the  existing  letail  space  In 
the  East  Boston  is  obsolete  and  could  be  replaced;  it  must  be  recognized 
that  any  program  which  would  provide  for  new  commercial  establishments 
must  also  include  the  elimination  of  older  establishments.   Failure  to 
keep  a  balance  between  the  total  potential  available  and  the  facilities 
to  serve  that  potential  will  uhtimately  lead  to  business  failures  and  a 
rising  inventory  of  unoccupied  commercial  space. 


As  an  alternative  to  providing  additional  space,  attention  miqht  be 
directed  toward  s  ir enqlhcn i ng  and  preserving  existing  comnief c i al  areas. 
or  greatest  importance  in  this  reqard  would  be  the  elimination  ot  the 
superfluous  space  at  the  periphery  of  otherwise  healthy  districts,  and 
the  provision  of  adequate  off-street  parking  facilities  at  convenient 
1  oca  1 1 ons . 

On  balance,  the  principal  opportunity  for  renewal  in  the  Ecist  Boston  atea 
would  be  to  effect  gradual  changes  which  would  lead  to  a  rejuvenation  of 
the  aica   over  time.   On  the  industrial  scene,  there  is  little  apparent 
demand  for  the  types  of  industrial  property  wliich  would  conveniently  be 
riiade  available  in  the  East  Boston  area;  specifically  there  is  apparently 
little  demand  for  properties  with  deep  water  frontage.   Therefore,  care- 
ful study  should  be  made  of  these  areas  to  determine  whether  they  should 
be  maintained  for  future  water  front  commercial  needs  or  whether  they 
ehould  be  converted  to  other  types  of  land  uses. 

un  the  residential  front  there  is  insufficient  data  to  indicate  the  size 
or  characteristics  of  the  housing  market  which  mi<jht  exist  in  East  Boston 
for  new  construction.  Therefore,  care  should  be  taken  to  coordinate  the 
now  residential  construction  in  the  area  to  the  relocation  program  which 
will  be  a  part  of  urban  renewal  process.  The  study  of  the  effect  of  such 
new  construction  upon  the  overall  housing  market  in  the  East  Boston  area 
would  be  essential  to  future  planning  for  that  area. 

With  regard  to  commercial  activities  in  East  Boston,  the  principal  market 
for  land  would  be  to  provide  space  for  those  facilities  which  would  serve 
the  needs  of  the  area's  population.   Because  of  the  nearness  of   E  st 
Boston  to  retail  facilities  in  downtown  Bos i on , andbecause  of  the  rela- 
tively small  size  of  the  total  trade  area  available  to  facilities  in  East 
Boston,  there  is  little  opportunity  to  see  an  expansion  of  retail  facil- 
ities in  the  East  Boston  GNRP  area,  therefore,  such  renewal  activity  as 
is  directed  at  the  commercial  establishment  of  the  GNRP  area  should  be 
limited  to  strengthening  existing  location  through  the  elimination  re- 
dundent  space  and  provision  of  adequate  and  well-located  off-street 
parking  spaces;  or  replacing  existing  old  facilities  with  new  facilities. 
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SECTION 


THE  GNRP  AREA  AND  ITS  NEIGHBORHOOD 


As  illusiraled  by  the  facing  map,  the  East  Boston  GNRP  area    lies  on 
the  east  side  of  Boston  Harbor  and  is  thus  physically  removed  from 
the  remainder  of  the  City  of  Boston.   Even  thouqh  East  Boston  is 
separated  from  the  city  proper  by  this  water  barrier,  it  has  direct 
rapid  access  via  automobile  and  Rapid  Transit  tunnels.   Therefore, 
from  the  standpoint  of  transportation,  East  Boston  is  one  of  the  more 
readily  accessible  areas  of  Boston  to  the  downtov/n. 

Access  into  and  out  of  East  Boston,  both  nov/  and  in  the  foreseeable 
future,  will  be  limited  to  existing  transportation  patterns.   With 
regard  to  automotive  transportation,  the  principal  routes  of  ingress 
and  egress  are  the  Sumner  and  Callahan  Tunnels  leading  into  downtown 
Boston  and  Route  C- I  which  leads  to  the  north. 

While  the  East  Boston  GNRP  area    enjoys  good  access  to  the  remainder 
of  the  City  of  Boston  and  to  the  total  metropolitan  area    (the  tunnels 
linking  East  Boston  with  the  downtown  also  provides  direct  tie-ins 
with  the  expressway  system),  the  area  is  falling  behind  many  other 
parts  of  the  city  in  attracting  new  industry.   Among  the  factors  which 
can  be  expected  to  have  brought  about  this  decline  is  the  very  diffi- 
cult access  within  the  area    itself.   Even  though  the  GNRP  area    has  a 
relatively  good  pattern  of  streets,  they  are    narrow  and  not  conducive 
to  heavy  truck  traffic. 

In  spite  of  its  fine  transportation  ties  with  downtown  Boston  and  other 
parts  of  the  metropolitan  area.    East  Boston  is  relatively  isolated. 
The  factors  which  account  for  this  Isolation  are  the  harbor  to  the 
south,  v/est,  and  north  (Chelsea  Creek)  and  tlie  Boston  Airport  (Logan 
Field)  to  the  east.   Not  only  do  the  harbor  and  the  airport  confine  the 
GNRP  area  to  a  relatively  small  segment  of  Boston,  they  also  create  the 
principal  factors  of  physical  environment  for  the  GNRP  area.   Reference 
to  the  accompanying  aerial  photograph-  will  illustrate  that  the  entire 
south,  west  and  north  areas  of  the  GNRP  area  are    in  harbor-type  facilities, 
The  photograph  also  Indicates  that  the  airport  itself  is  almost  an  inte- 
gral part  of  the  GNRP  ares. 

Looking  first  at  the  harbor  facilities,  a  physical  examination  indicates 
that  the  greater  part  of  the  harbor  facilities  are  run  down  and,  there- 
fore, are  not  being  used  at  their  total  potential.   Exceptions  to  this 
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v/ould  be  the  Bethlehem  Steel  Company  Sliip  Repair  Plant  at  the  southeast 
corner  of  the  GNRP  area,  the  Massachusetts  Port  Authority  Facilities 
ininied  ia  tel  y  to  the  northwest  of  the  Bethlehem  facilities  along  Marginal 
Street,  and  the  Mobil  Oil  Tank  Farm  Facilities  at  the  northeast  corner 
of  the  GNRP  area. 

In  sunmiary,  it  should  be  noted  that  the  East  Boston  GNRP  ,^rea    is  wholly 
surrounded  by  industrial  type  uses.   This  is  true  not  only  in  the  port 
areas,  but  also  along  the  eastern  boundary  of  the  GNRP  area  where  it 
abuts  Loqan  Field.   Here  light  industrial  establishments  predaiii  nate . 

PopuKuion  Characteristics 

The  East  Boston  GNRP  area  had  a  1 96O  population  of  31.700  persons. 
This  was  19.7/^  fewer  inhabitants  than  the  39,500  residing  in  the  area 
in  1950.   Consequently,  it  can  be  surmised  that  the  area  has  passed 
the  peak  of  its  popu I  at i on  dens i ty  and  will  stabilize  at  a  lower 
figure.   This  is  consistent  with  the  proposals  of  the  renewal  plan 
which  cite  that  the  population  of  the  area  will  be  stabili.'cd  at  a  level 
slightly  below  the  1 96O  level.   It  has  been  assumed  that  the  future 
population  of  the  area  after  renewal  will  be  in  the  vicinity  of 
36,000  inhabitants. 

Per  capita  incomes  in  the  East  Boston  GNRP  area  are  lower  tnan  the 

average  of  the  City  of  Boston  as  a  whole.   In  1 963 ,  the  GNRP  area's 

per  capita  average  income  was  $1,715  in  contrast  to  the  city's  average 

of  $1,800.   Since  the  primary  objective  of  the  urban  renewal  plan  is 

to  "preserve,  revitalize  and  rehabilitate"  the  community  of  East  Boston,  it 

must  be  assumed  that  the  incomes  of  the  area  will  remain  roughly  in  the 

same  relationship  as  they  now  have  to  the  City  of  Boston  as  a  whole. 
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SECTION 


RESIDENTIAL  REDEVELOPMENT  OPPORTUNITIES 
IN  THE  GN'RP  area 


The  single  most  dominant  tecJiurc  in  the  Last  Boston  GNRP  area    is  the 
fact  that  the  area    is  entirely  surrounded  by  industrial  uses.   This 
is  well  illustrated  by  the  lacing  aerial  photograph.   Because  of  the 
shape  Oi  the  GNRP  area  and  the  limited  distance  fro"  any  point  in  the 
residential  areas  to  major  industrial  uses,  the  residential  areas  carry 
with  them  a  strong  feeling  of  being  pressed  in.   It  is  because  of  this 
phenomena  that  the  primary  objective  of  the  GNRP  Plan  is  to  "preserve, 
revitalize,  and  rehabilitate  the  community  of  East  Boston  by  making  it 
an  attractive  environment  for  family  living."   The  (ilan  goes  on  to 
state  that  the  primary  ol>'    .  vc  is  to  be  achieved  "by  a  combination 
of  private  rehabilitation  oi  -Kisting  housing  stock  plus  construction 
of  new  housing  of  moderate  price  or  rental." 

In  detail,  approximately  1,3^0  dwellirui  units  are  contemplated  for  demo- 
lition to  accomplish  the  objectives  of  the  plan  to  provide  new  school 
sites,  needed  street  changes,  and  to  eliminate  blighted  conditions. 
To  replace  these  units,  between  900  and  1,300  new  units  are    proposed. 
Therefore,  the  population  of  the  GNRP  area  should  remain  relatively 
constant  in  the  future. 

It  should  also  be  noted  that  all  the  new  residential  development  is 
planned  to  take  place  south  of  Central  Square  and  west  of  Meridian  Street. 
The  remainder  of  the  GNRP  ctrca    has  been  designated  for  rehabilitation. 
In  the  area  where  redevelopment  is  contemplated,  it  should  be  noted  that 
the  desirability  of  the  area    for  residential  purposes  will  be  affected 
by  the  vvaterfronl  uses  both  to  the  west  and  the  south,  and  by  the  public 
iiousing  project  lying  between  Maverick,  Sumner,  New,  and  Havre  Streets. 

Past  Building  Activity  in  tlie  City  of  Boston 

An  analysis  of  residential  building  permits  issued  by  the  City  of  Boston 
since  World  War  M  reflects  substantial  building  activity.   During  the 
seventeen  year  period  (l9'+6  through  1962)  a  total  of  24,^00  residential 
permits  were  issued.   Of  these,  6,260  v/ere  for  single  family  units  and 
18,1^0  were  for  multi-family  units;  that  is  for  structures  with  two  or 
more  dwelling  units.   While  the  exact  data  as  to  the  number  of  permits 
issued  but  not  used  is  not  available,  local  authorities  estimate  that 
on  an  average  about  3S7'   of  the  permits  issued  have  resulted  in  construc- 
tion.  On  this  basis,  it  is  estimated  that  approximately  6,000  new  single 
family  homes  and  an  excess  of  17>000  multi-family  units  have  been  built 
in  the  City  of  Boston  since  19^5.   Thus,  the  housing  units  constructed 
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uses,  there  has  been  no  vacant  land  available  in  the  GNRP  r-trca.      Also, 
it  is  noteworthy  that  the  general  maintenance  level  of    res  i  <-ien  t  iai 
structures  in  the  area    indicates  a  sound  and  healthy  convnunity  environ- 
ment.  At  the  same  time,  the  building  permit  data  for  Ward  I  indicates 
that  the  general  area  surrounding  Logan  International  Airport  (of  which 
the  GNRP  area  is  approximately  one-half  the  total)  is  not  undesirable 
for  residential  purposes. 

The  market  for  future  residential  structures  in  the  East  Boston  GNRP 
area    is  tied,  in  part  at  least,  to  conditions  which  have  prevailed  in 
the  past.   To  analyze  these  past  conditions,  the  East  Boston  GNRP  area 
has  been  divided  into  three  sub-housing  areas.   These  are  illustrated 
by  the  map  facing  the  following  page.   Pertinent  data  for  each  of  the 
areas  is  presented  in  the  table  on  tlie  facing  page. 

Residential  area    h\     is  that  total  portion  of  the  GNRP  area    lying  north 
of  Central  Square  and  Porter  Avenue.   This  area  has  been  designated 
largely  for  rehabilitation  even  though  some  of  the  western  portions 
might  be  cleared  for  redevelopment.   Residential  structures  in  tnis 
area,    primarily  at  the  western  and  northern  peripheries,  are  strongly 
influenced  by  the  adverse  affect  of  the  neighboring  waterfront  oriented 
uses.   Of  foremost  significance  are    the  unused  and  delapidated  pier 
facilities  in  tlie  area    north  of  Eutaw  Street  and  the  tank  f-irms  along 
Chelsea  Creek.   Nevertheless,  tlie  area  is  relatively  heajthy.   By  dat. 
supplied  by  the  1 960  Census,  it  has  been  determined  that  only  2.5%  of 
the  dwelling  units  in  this  area   are  delapidated  and  that  only  '4.7/'  ar« 
vacant.   However,  average  rental  levels  are    quite  low  at  $^40  per  dwelling 
un  i  t . 

The  second  residential  area    lies  south  of  Central  Square  and  Porter 
Avenue  and  west  of  Drummond  Street  and  the  railroad  cut.   This  area,  by 
statistical  neasure,  is  found  to  be  a  superior  neighborhood  to  resi- 
dential area  if\  .       Of  the  1,710  dwelling  units  in  the  area,    only  29,  or 
l./c,were  recorded  as  delapidated.   Also,  rental  levels  in  the  area   were 
the  same  as  residential  area    //l  at  $^+0.   However,  vacancies  were  quite 
high.   Of  the  1,710  dwelling  units  in  this  area,  I56,  or  9- I />  of  the 
total,  were  reported  as  vacant. 

The  third  residential  area,  lying  south  of  Porter  Avenue  and  cast  of 
Drummond  Street  has  the  lowest  rental  average  in  the  GNRP  area.       In 
this  sub-area,  the  average  rent  for  a  dwelling  unit  is  $35  per  month. 
Even  so,  7.3'^of  the  dwelling  units  are    vacant  and  3/.  were  recorded  as 
delapidated  by  the  I96O  Census.   These  data  suggest  that  of  the  three 
residential  sub-areas,  sub-area  //3  is  the  weakest. 

General  Objectives  of  the  Plan 

Since  the  primary  objective  of  the  General  Neighborhood  Renewal  Plan 
is  to  "achieve  a  combination  of  private  rehabilitation  in  existing 
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EAST   BOSTON    GNRP  AREA  -  RESIDENTIAL  SUB-AREAS 


EAST  BOSTON'  G,\.=;P  AREA 
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housing  stock  plus  consiruction  of  new  housing  of  moderate  price  rentals," 
the  area  of  critical  concern  is  the  average  rents  now  prevalent  in  the 
area.   Scrutiny  of  the  existing  dala    indicates  that  the  rental  levels 
ore  not  sufficient  to  support  conventionally  f inanced  cons truct ion. 
Therefore,  the  market  for  new  housing  units  in  the— 5crtrt+i  Boston  GNRP 
area  will  probably  be  dependent  upon  either  bringing  housing  in  at  a 
rent  within  the  price  range  of  existing  facilities  or  developing  a  suf- 
ficient amount  of  new  housing  to  change  the  general  ciiarac  ler  i  s  t  i  cs  of 
the  area.   Since  the  latter  does  not  appear  possible  because  of  the 
limited  amount  of  housing  proposed  under  the  plan,  and  because  the  area 
in  which  new  housing  has  been  indicated  is  adversely  affected  by  adjoin- 
ing uses,  it  appears  that  the  marketability  of  land  for  housing  in  the 
area   will  be  dependent  upon  the  extent  to  which  the  housing  would  be 
built  under  a  lower  than  market  rate  program. 

in  terms  of  the  total  niarket,  the  maximum  of  1,300  units  proposed  for 
redevelopment  in  the  project  area    is  less  than  one-half  of  1/  of  the 
total  housing  stock  of  the  City  of  Boston.   Also,  by  coincidence,  the 
amount  of  new  construction  indicated  is  approximately  ecjual  lo  an  average 
year's  new  construction  in  the  City  of  Boston  since  World  War  II.   Since 
it  can  be  assumed  that  the  redevelopment  of  the  East  Boston  GNRP  area 
will  be  staged  over  several  years,  the  proposed  new  construction  for  the 
area   would  fall  within  the  trends  established  by  construction  in  the 
City  of  Boston  over  the  past  several  years. 
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SECTION  I  I  I 


COMMERCIAL  DEVELOPMENT  OPPORTUNITIES 


As  discussed  in  Section  I  of  this  report,  the  East  Boston  GNRP  area  is 
almost  completely  isolated  from  other  residential  areas  of  the  City  of 
Boston    The  GNRP  area    is  bounded  on  the  north,  south,  and  west  by  water 
and  harbor  oriented  facilities.   It  is  bounded  to  the  east  by  Logan  Air- 
port and  Highway  C- I .   From  the  standpoint  of  retail  potential,  the  GNRP 
area  is  a  self  contained  and  well-defined  trade  area.   The  essential 
question  is.  therefore,  how  much  ccnmercial  space  will  the  population  of 
the  GNRP  area  support. 

Trade  Area  Population 

As  already  cited,  the  residential  portions  of  the  plan  calls  for  a 
population  of  56,000  inhabitants  for  the  GNRP  area  at  such  time  as 
the  residential  portions  of  the  program  are  completed.   This  will  be 
an  increase  in  the  area's  present  population.   However,  this  will  still 
be  a  lower  population  than  the  39.500  who  resided  there  in  1950.   There- 
fore  even  though  the  population  of  the  area  will  be  stabilized  at  a 
relatively  high  figure,  the  very  fact  that  this  proposed  population  is 
below  previous  peaks  suggests  that  the  area  is  not  deficient  in  retail 
space . 

At  this  point,  we  would  like  to  note  that  there  is  a  qualitative  as  well 
as  a  quantitative  aspect  to  retail  and  allied  commercial  space.   For 
example,  owner  operators  of  small  retail  and  service  es tabl i shments  can 
and  will  operate  at  volume  levels  substantially  below  those  required 
to  support  new  facilities  in  new  construction.   This  is  due  to  the  fact 
that  in  many  instances  such  proprietors  also  own  their  own  buildings 
and  the  only  alternative  to  them  would  be  to  lose  not  only  their  income 
from  operating  a  business,  but  also  the  income  which  can  be  attributed 
to  the  ownership  of  the  property  since  alternative  renters  would  not 
be  readily  available  to  them.   Consequently,  planning  renewal  activities 
in  the  commercial  field  must  involve  considerations  other  than  merely 
the  total  volume  potential  available  translated  into  a  demand  for  floor 
space.   It  must  also  take  into  consideration  the  qualitative  aspects  of 
existing  space. 

Per  Capita  Incomes  and  Expenditures 

Average  per  capita  incomes  in  the  East  Boston  GNRP  area  are  currently  at 
a  level  of  $1  715.   Persons  at  this  income  level  can  be  expected  on 
average  to  make  purchases  of  certain  key  items  in  accordance  with  the 
schedule  following. 
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SCHEDULE  A 
EAST  BOSTON  GNRP  AREA 
PER  CAPITA  RETAIL  EXPENDITURES 
Store  Type  Per  Capita  Expenditures 

Grocery  and  Food  Specialty  $125. 

Super  Market  2^°- 

Drug  5 

Hardware  ' ^  • 

Variety  25. 

Department  Store  **^' 

Apparel  ^  • 

Furniture  and  Appliances  -'"• 

Other  Retail  Stores  — 1_05^_ 

Total  5765. 

Total  Sales  Potential 

The  36,000  population  projected  for  the  GNRP  area  will,  in  total ,  create 
a  sizeable  pool  of  expenditures  for  the  support  of  retail  facilities. 
This  total  sales  potential  available  from  the  combination  of  all  residents 
of  the  GNRP  area  is  listed  in  Schedule  B.   Total  expenditures  are  obtained 
by  multiplying  the  average  per  capita  expenditure  by  the  population  of 
the  GNRP  area. 

Local  Share 


Retail  expenditures  by  the  GNRP  area's  residents  will  not,  however,  be 
localized  solely  in  the  GNRP  area.      While  some  types  of  expenditures 
will  be  generally  localized  near  the  place  of  residence  (food  and  drugs, 
for  example)  other  types  of  expenditures  can  be  expected  to  be  more 
frequently  made  at  concentrations  of  facilities  outside  the  GNRP  area  - 
and  particularly  at  the  downtown  Boston  area.      For  example,  m  the 
department  store  category,  the  volume  of  sales  potential  available  would 
not  be  sufficiently  large  to  attract  to  the  area  a  retail  facility  which 
would  compete  with  the  strength  of  department  stores  in  downtown  Boston 
in  terms  of  the  selection  of  goods  offered.   Consequently,  it  can  be 
expected  that  the  greater  percentage  of  total  department  store  expenditure 
by  GNRP  area  residents  would  go  to  downtown  Boston.   Consequently,  very 
low  "local  shares"  are  assigned  to  those  types  of  facilities  commonly 
found  in  the  downtown  area  whereas  relatively  high  local  shares  can  be 
expected  to  be  achieved  by  those  types  of  facilities  which  serve  the  day- 
to-day  needs  of  the  area's  population.   The  total  retail  potential  avail- 
able from  GNRP  area  residents,  local  shares  which  can  be  expected,  and 
the  dollar  amounts  which  would  be  available  to  local  facilities  are 
indicated  by  Schedule  B 


SCHEDULE  B 


EAST  BOSTON  GNRP  AREA 


EXPENDITURES  BY  AREA  RESIDENTS 


Store  Types 


Total 
Expend! tures 


Grocery  and  Food  Specialty  $'+,500,000 

Supermarket  $7,200,000 

Drug  $1,620,000 

Hardware  $   5'<0,000 

Variety  $  900,000 

Department  Store  $3,960,000 

Apparel  $3, 2^+0, 000 

Furniture  and  Appliances  $1,800,000 

Other  Retail  Stores  $3,780,000 

Retail  Space  Warranted 


Local 

Volume  Potential 

Share 

Aval  1  able  Local ly 

95% 

$^4, 275.000. 

95% 

$6,825,000 

90% 

$1  ,'♦58,000 

75% 

$  '405, 000 

70% 

$  630,000 

30% 

$1 ,188.000 

50% 

$1  .620.000 

60% 

$1 .080,000 

70% 

$2.6'46.000. 

As  already  noted,  it  can  be  expected  that  a  good  number  of  the  establishments  now 
operating  in  East  Boston  will  continue  to  operate  after  renewal  and  that,  because 
of  the  ownership  characteristics  of  these  establishments,  they  will  operate  at  per 
square  foot  volume  levels  which  would  be  less  than  needed  to  support  new  construc- 
tion.  Because  of  this  factor,  the  dollai  volumes  available  as  determined  in 
Schedule  B  are  translated  into  square  foot  aieas  with  the  qualification  that  these 
are    not  recommendations  for  the  future  but  rather  indications  of  gross  amounts  of  area 
which  could  be  supported  if  all  the  facilities  in  the  area  were  in  new  construction; 

The  commercial  land  use  plan  indicates  the  desire  to  consolidate  the  area's  major 
commercial  at  Central  Square  but  to  keep  three  neighborhood  clusters  with  one  each 
at  Maverick  Square,  Day  Square,  and  at  the  intersection  of  Meridan  and  White  Streets. 
This  consolidation  could  be  accomplished  without  substantial  new  construction.   Con- 
sequently, the  area  schedule  in  Schedule  "C"  should  be  interpreted  within  the  framework 
of  the  proposed  demolition  and  new  construction  schedule. 

SCHEDULE  C 

EAST  BOSTON  GNRP  AREA 


Store  Type 

Grocery  and  Food  Specialty 

Supermarket 

Drug 

Hardware 

V^r  iety 

Department  Store 

Apparel 

Furniture  and  Appliances 

Other  Retai 1  Stores 

Total  •  ■''(-Rounded 


TOTAL  FLOOR  AREA  WARRANTED 
(Assuming  New  Construction) 

Average  Volume 
Per  Square  Foot 

$75. 
$135. 
$65. 
$35 

$'40 

$60. 
$60 
$30 
$55. 


Square  Feet 
War  ranted-'-- 

55.000 
50,000 
22,000 
12,000 
16,000 
20,000 
27.000 
36,000 
'48.000 
286  000 
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The  preceding  schedule  indicates  the  areas  which  would  be  developable 
under  circumstances  where  all  new  facilities  would  be  provided.   In 
aggregate,  they  total  286,000  square  feet  of  gross  retail  area  to  which 
would  be  added  25,000  square  feet  of  service  and  professional  office 
space  in  order  to  produce  commercial  representation  designed  to  serve 
the  needs  of  the  area. 

In  reviewing  the  areas  warranted  as  reported  in  Schedule  "C" ,  it  should 
be  noted  that  these  are  gross  areas  assuming  new  construction.   Under 
present  conditions  in  East  Boston  in  terms  of  the  age  and  characteristics 
of  the  commercial  buildings,  it  can  be  assumed  that  up  to  twice  the  floor 
area  indicated  could  be  supported.   However,  care  must  be  used  in  planning 
the  area    to  avoid  creating  opportunities  for  new  construction  in  excess 
of  the  net  opportunities  available.   Of  greatest  importance  in  this  re- 
gard is  the  supermarket  category. 

Even  though  it  is  recognized  that  the  plan  for  the  East  Boston  GNRP  does 
not  contemplete  extensive  renewal  in  the  commercial  areas,  the  square 
foot  areas  are  significant  as  indicators  of  the  need  for  off-street  parking 
facilities  to  serve  the  volume  of  business  available  to  existing  facilities. 
Parking,  itself,  is  not  needed  on  a  precise  ratio  of  parking  to  the  avail- 
able floor  area,  bur  rather  is  a  function  of  the  amount  of  business  to  be 
done  at  a  specific  location.   For  old  facilities  operating  at  per  square 
foot  volumes  substantially  lower  than  new  space  volumes,  the  ratio  of 
parking  is  somewhat  ambiguous.   However,  for  modern  new  facilities,  the 
ratio  of  parking  to  floor  area  has  been  fairly  precisely  defined  through 
the  development  standards  established  for  shopping  center  properties. 
These  ratios  can  be  used  to  indicate  the  parking  needs  for  a  specific 
amount  of  business. 

Total  Land  Area  Requirements 

In  the  following  schedule,  the  total  buildiny  orea    and  parking  area  require- 
ments for  commercial  establishments  in  the  East  Boston  GNRP  area  are  in- 
dicated under  two  assumptions;  first,  that  parking  would  he  at  a  ratio  of 
5  spaces  per  1,000  square  foot  of  commercial  area,  and  second,  that  parking 
would  be  at  a  ratio  of  7  spaces  per  1,000  square  foot  of  commercial  area. 
The  latter  is  the  ratio  generally  established  for  suburban  shopping  center 
developments  where  the  bulk  of  ail  traffic  is  automobile  borne  and  where 
sufficiently  large  parcels  are  available  in  relatively  inexpensive  land. 
The  first  of  the  two  ratios,  5  spaces  per  1,000  square  foot  of  floor 
area,  would  be  more  appropriate  for  an  in-city  location  where  shopping 
would  be  done  by  public  transportation,  by  pedestrian  walk-in  traffic, 
as  well  as  by  automobiles.   Therefore,  even  if  there  is  no  new  commercial 
construction,  the  GNRP  area   would  need  1,550  parking  spaces  (at  strategic 
locations)  or  approximately  550,000 ,  square  feet  of  parking  area. 
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SCHEDULE    D 
BOSTON   GNRP 

AREA 

1MERCIAL 

.    LAND   AREA 

WARRANTED 

Land  Area  Warranted  for  Commercial  Buildings  ■■'-  310,000  Sq .  Ft. 

Parking  Area  Needed  at  5  Spaces  per  1,000  square  feet 550,000  Sq.  Ft. 

Parking  Area  Needed  at  7  Spaces  per  1,000  square  feet 750,000  Sq .  Ft. 

•■'•  -  Assuming  new  construction  only 

It  is  to  be  noted  that  there  is  a  considerable  amount  of  parking  already 
available  in  the  Central  Square  area  which  was  provided  in  conjunction  with 
the  Elm  Farm  Shopping  Center  development.   Therefore,  the  net  parking 
requirements  of  the  area  would  be  substantially  less  than  the  gross  demand 
indicated  in  Schedule  D.   Also,  the  gross  demand  indicated  in  Schedule  D 
is  the  amount  needed  to  serve  the  commercial  traffic  of  the  entire  GNRP 
area.   It  is  not  exclusively  limited  to  the  Central  Square  area.   The 
demands  for  parking  must,  of  course,  be  analyzed  on  a  site-by-site  basis; 
the  data  in  Schedule  D  are    consequently  the  only  guides  to  be  used  in 
setting  up  the  program. 

The  Marketing  of  Parking  Lands 

Since  the  plan  proposes  to  add  parking  areas  to  existing  commercial  dis- 
tricts, the  question  must  be  raised  regarding  the  method  of  developing 
those  parking  areas.   Three  general  methods  of  providing  such  parking 
might  be  considered.   These  are: 

(a)  Selling  parking  areas  to  individural  merchants  or  property  owners. 

(b)  Selling  parking  areas  to  combinations  (voluntary  organizations) 
of  merchants  and/or  property  owners. 

(c)  Providing  municipal  parking  lots. 

In  situations  where  there  are  large  dominant  facilities,  or  wiiore  a  large 
area    is  under  single  ownership,  the  first  alternative  might  be  applicable. 
However,  a  survey  of  the  commercial  areas  in^o«-t-h  Boston  indicates  that 
a  program  of  disposition  of  parking  areas  to  individual  property  owners 
would  lead  to  an  unsatisfactory  pattern  of  individual  small  lots  which 
would  not  achieve  the  objectives  of  the  plan.   Therefore,  alternatives 
(b)  and  (c)  would  appear  more  appropriate. 

Successful  programs  have  been  organized  elsewhere  by  forming  the  Merchants 
and/or  Landlord's  of  an  area  into  a  parking  corporation  which  would  ac- 
quire, improve,  and  maintain  parking  lots  for  their  combined  general 
good.   Even  though  such  patterns  have  been  successfully  undertaken  else- 
where, they  are   generally  difficult  to  put  together  since  they  are 
voluntary  organizations  and  the  value  of  parking  does  not  necessarily 
go  to  the  individuals  providing  it,  but  rather  to  all  persons  in  business 
in  the  total  locale.   Consequently,  the  successful  marketing  of  land  for 
parking  purposes  in  the  GNRP  area  will  probably  depend  upon  sonie  level  of 
municipal  activity.   This  can  range  from  the  city  providing  parking  lots 
for  the  benefit  of  the  more  intensive  developed  commercial  locations  in 
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tlie-ScuiLb  Boston  GNRP  area  to  the  development  of  special  tax  districts 
where  special  assessments  would  be  used  to  pay  for  and  operate  parking 
lots  to  the  advantage  of  only  the  property  owners  in  a  specific  area. 
Consequently,  as  planning  progresses  into  the  project  stage,  careful 
consideration  should  be  given  to  the  type  of  organization  which  would 
control  the  parking. 

New  Commercial  Areas 

In  addition  to  strengthening  the  commercial  areas  at  Central  Square, 
Day  Square,  and  Maverick  Square,  the  GNRP  plan  indicates  the  desire  to 
add  facilities  at  the  intersection  of  Meridian  and  White  Streets.   The 
concept  of  the  facilities  proposed  have  not,  however,  been  spelled  out 
in  detail.   Consequently,  an  evaluation  of  the  proposal  must  be  kept 
in  general  terms . 

First,  it  appears  that  the  major  purpose  of  the  proposal  is  to  f i 1 1  in 
the  geometric  pattern  of  major  convenience  retail  locations.   The 
residential  areas  which  woul d  prov  ide  new  facilities  at  this  location 
with  their  principal  support  are   no  more  distant  from  Central  Square 
and  Day  Square  than  are  the  residents  of  thh  GNRP  area  from  Maverick 
Square.   Therefore,  it  is  surmised  that  the  proposed  facilities  would 
not  be  designed  to  compete  with  Central  Square  and  Day  Square  facil- 
ities, but  would  be  Intended  to  serve  primarily  limited  neighborhood 
needs.   If  this  is  the  proposal ,  then  the  development  of  these  new 
facilities  must  be  coordinated  with  the  removal  of  walk-in  type  con- 
venience facilities  in  the  adjacent  residential  neighborhood. 

In  this  regard,  it  is  of  importance  to  note  that  even  with  an  apparent 
oversupply  of  commercial  space  in  the  East  Boston  GNRP  area,  (.here  are 
additional  conversions  of  the  first  floors  of  residences  to  cwimercial 
uses.   However,  most  of  these  conversions  are  en  major  streets  (for 
example.  Chelsea  Street  south  of  Porter  Street)  and  are  being  made  to 
house  non-retail  commercial  uses.   This  factor  points  up  the  qualita- 
tive characteristics  of  commercial  space.   It  is  not  at  all  uncommon 
to  find  new  construction  and  conversions  taking  place  in  an  area   of 
high  vacancies. 
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SECTION  IV 
INDUSTRIAL  DEVELOPMENT  OPPORTUNITIES 


The  aerial  photograph  facing  Page  3  of  this  report  reveals  the 
characteristics  of  the  industrial  establishments  in  East  Boston. 

The  bulk  of  the  area's  industry  is  oriented  toward  the  harbor 
frontage  which  bounds  the  area  on  three  sides,  the  north,  west  and 
south.   Only  to  the  east  is  the  GNRP  area  bounded  by  extensive  land 
areas.   In  this  direction  the  principal  factor  which  will  affect 
industrial  development  is  Logan  Airport. 

Even  though  the  harbor  frontage  plays  an  important  part  in  the 
industrial  establishment  of  the  area,  a  good  part  of  the  available 
water  front  is  not  being  effectively  used.  Much  of  it  is  either  in 
disuse  or  is  in  non  water  front  oriented  uses.   This  is  particularly 
true  along  the  western  frontage.   The  oil  storage  and  marine  facilities 
along  Chelsea  Creek  (the  northern  boundary)  are  quite  clearly  dependent 
upon  water  frontage.   The  same  is  true  of  the  southern  water  frontage. 
The  shipyard  and  pier  facilities  in  this  area  can  be  expected  to 
remain  for  some  time  to  come.   Consequently,  the  characteristics  of  these 
areas  are  not  expected  to  change;  nor  is  it  anticipated  under  the  plan 
that  there  will  be  any  modifications  In  the  uses  in  these  areas. 

The  western  water  frontage  is  another  matter.   Much  of  this  area  is 
dilapidated  and  has  fallen  to  disuse.   For  example,  a  20  acre  tract 
(including  dock  areas),  formerly  occupied  by  the  McQuesten  Lumber 
Company,  is  now  for  sale  at  the  north  west  corner  of  the  GNRP  area. 
Again,  the  Elm  Farni  Shopping  Center  at  Central  Square  is  on  land 
which  would  be  more  appropriately  tied  to  the  dock  area.   Another 
eight  acre  parcel,  formerly  occupied  by  City  Fuel  Canpany,  is  now 
available  for  a  new  user.   There  is,  consequently,  a  visible  decline 
in  water  front  oriented  uses  within  the  GNRP  area.   To  the  extent 
that  water  front  is  a  valuable  and  irreplaceable  city  asset,  the 
decline  in  water  front  uses  should  not  be  viewed  with  alarm  and  the 
available  areas  should  be  preserved  as  an  available  inventory. 
Among  the  factors  suggesting  the  desirability  of  preserving  the 
East  Boston  water  front  for  industrial  and  transportation  purposes 
is  the  fact  that  present  planning  in  other  parts  of  the  city  will, 
if  carried  out,  decrease  the  amount  of  water  front  available  for 
these  uses.   For  example,  the  Water  Front  Urban  Renewal  Area, 
adjacent  to  the  CBD  and  across  Boston  Harbor  from  East  Boston,  is 
planned  to  convert  that  portion  of  the  water  front  to  other  than 
industrial  and  transportation  uses.   Consequently,  while  an 
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examination  of  past  activity  reveals  that  the  market  for  water  front 
oriented  uses  is  weak,  an  appraisal  of  long  run  trends  suggests  that 
an  artificial  shortage  of  sites  suitable  for  industrial  and  transpor- 
tation uses  might  be  created  by  renewal  activity. 

Even  though  the  water  front  area  takes  up  a  good  part  of  the  East 
Boston  GNRP  area,  there  are  other  aspects  of  the  area's  industrial 
base  which  should  be  considered.   In  the  following  table  1957 
employment  in  Boston  and  in  the  East  Boston  GNRP  area  are 
summarized  and  compared. 

1957  EMPLOYMENT 
Industrial  Group 


Boston   C  i  tv 

East    Boston 

Number                  Shore 

90.905 

2,672 

1'4,G32 

k8k 

I  .538 

31 

20.399 

501 

2,508 

0 

1^.225 

9^ 

1  ,323 

15 

568 

0 

5^\3 

12 

7.852 

106 

6.101 

23 

6. 706 

600 

910 

526 

6,531 

170 

3.017 

no 

18. ^41^+ 

1.1^0 

Manufactur i  ng 

20-.V   Food  .  l'+,032  ^+8^+  3.4 

22  Text! les  I  .538  3'  2.0 

23  Apparel  20.399  501  2.4 

26  Paper 

27  Printing  14.225  94  .7 

28  Chemicals  1 ,323  15  1.1 
30   Rubber 


31   Leather  5,413  12  .2 

33-3^  Metal  7.852  106  1.3 

35  Machinery  (x  elect)  6.101  23  M 

36  Electrical  Machinery  6.706  600  8.9 

37  Transportable  Equipment  910  526  57.8 

38-39  Miscellaneous  and 

Professional  Instruments  6,53'  '70  2.6 

All  Others  3.017  HO  3.6 

Construction  18.414  I,l40  6.2 

Transportation,  ) 
Communications,  ) 

and  Utilities    )  ^+0,389  '+.861  12.0 

Wholesale  50,6l4  1,880  3-7 
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In  interpreting  these  data  it  should  be  borne  in  mind  that  the  QNF?  area 
includes  less  than  half  the  total  East  Boston  area.   Consequently,  wnile 
that  data  are  useful  to  understand  the  composition  of  the  general  area, 
they  cannot  be  translated  into  a  GNRP  area  land  use  analysis. 

The  employment  data  reveals  a  heavy  concentration  in  four  manufacturing 
categories  (Food,  Apparel,  Electrical  Machinery,  and  Transportation 
Equipment).   These  four  categories  account  for  2,111  of  the  area's 
2,672  manufacturing  employees,  or  approximately  807,  of  the  total. 
It  is  also  noteworthy  that  large  employers  (for  example.  General 
Electric  and  Bethlehem  Steel  Company's  shipyard)   are  relatively 
important  in  the  manufacturing  employment  field.   The  loss  of  one  of 
these  (such  as  the  report  General  Electric  is  moving)  would  seriously 
affect  total  employment  in  the  area. 

On  the  total  scene,  manufacturing  is  relatively  unimportant  as  an 
employment  source  in  East  Boston.   Of  more  importance  Is  the  construc- 
tion industry;  Transportation,  Communications  and  Utilities;  and 
wholesaling.   The  catibination  of  these  three  categories  provides 
nearly  three  times  the  total  employment  in  East  Boston  manufacturing 
plants . 

In  general,  a  review  of  the  total  data  indicate  that  v;i  th  the 
exception  of  Transportation  Equipment  (largely  shipyard  and  airport 
employment).  Electrical  Machinery  (largely  General  Electric), 
Construction  (a  general  category),  and  Transportation,  Communications, 
and  Utilities  (largely  water  front  and  airport  employment),  the 
East  Boston  area  does  not  add  materially  to  the  total  city  base. 
Therefore,  it  would  appear  that  planning  for  future  manufacturing 
and  allied  uses  should  emphasize  the  water  front  and  airport 
locations  even  though  specific  demands  for  land  are  not  apparent. 
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